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More Buildings Only Solution of City Housing Problem
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YORK cJty In three years
outgrown its dwelling by

for at least
75,000 families averaging; four mem-bfr- s

each. The reason Is of rule-of-thu-

simplicity; no new building and
normal, or perhaps abnormally large,
increase of population. The remedy Is
to build houses. But who will build
thn?

With 1916, house building, already
declining as building costs climbed,
virtually stopped. When the United
States went to war the Government
ttopped new private building enterp-

rises altogether. Now the ban Is off,
building plans are being filed again,
lots are changing hands, realty oper-
ators talking cheerfully' of a coming
building boom. Whence Is tho boom
to come?

Come It must and soon or by next
snowfall, according to the reckoning
of Gov. Smith's Stato
Commission, tho city's acute housing
ihortage will be BO per cent, worse
than now and "the scarcity of houses

!H be eo great and rents will be so
Ugh. unless houses are built this sea-
son, that labor will be turned away

nd New York's business. Industry
nd prestige will suffer."

The Cltr'a Normal Growth.
Population's normal Increase In the

Htalth Department statistics is 135,-M- 0
a year. But the Health Depart-K- nt

statistics do not cover all the
rourres of contribution to the city's
rowh. Gov. Smith puts tho increase
t 200.000 without imml-Tatlo- n, which

the estimate of hi commission's
sousmg committee.

The present shortage of accommo-
dations for 75.000 families Is In apart
ments an( tenements alone. It takes

n.iuuni or me underbuilding or
St.t1..l . .....oorougns, wnicn thousands or
nomfsfkors aro combing dally this

"lug In vain for a house or a Hat to
ffr.f

The average Increase of accommo-
dation" from new building for twelve

am rfore the rnir was 27.000. The
number variM considerably from year

ear. m 1506 it was high, but that
tho riimax of tho great boom that

O'veloned ho much of The Bronx, and
wnm-nti- uth the panic of 1007 came

deflation which left some sections
wmporarl'v overbuilt. Indeed, In some
F.irxu, communities tho ovcr- -

oJiifli'-- of that time is said to have
increase of population for ten years
ni(l. and right up to our going to"r minor fmprvilntl

Mtlclpatlng tho future In a highly san-n- e
way, wcro observable hero and

"We.
ramlllea Doable Up.

Xow the Investor who bought new,
raortsrased property from tho specula-w- r

ar-- i i,mseif stuck wltn t as
f is, and held on, Is reaping

Wl reward
To fp,,k of a shortage of 75,000

tomes does not mean, of course, thatw.ooo men, women and children are
nplng the streets with their houw- -
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hold goods on their backs and sleeping
on park benches. But it does mean
that tenants and guests or sublessees
aro doubled up to tho last degree of
discomfort, that every livable home
"Hvablo" above the lowest degroo of
squalor and and neg
lect has an occupant, that the old
luxurious largo suites ore turning Into
lesser suites, and old private houses
Into three to five family flats, that the
landlord Is czar and the tenant Is at his
mercy.

One Index to the shortage Is the per-
centage of vacant homes. Normally in
any city there Is a margin of vacant

the spare room In the
city's house, and the tenant's protec-
tion against tho profiteer. Experts
place New York's normal margin at 6

per cent, of the wholo.
The Tenement House Commission's

surveys the highest priced apartment
in town Is technically a tenoment,

that In February, 1909,
while still Bomewhat overbuilt, New-Yor- k

had vacant 8.5 per cent, of "new
law" apartments and tenements. In
March, 1916, the percentage was 4.03,

In March, 1917, 1.75, and In March of
this year, six-tent- of 1 per cent., and
the 2,273 vacant mak-
ing up that fraction are reported by
the commission to be but technically
"now law" and livable. But most of
them, are believed to be tenanted by
now.

The Onlr Vacant Flat.
Of old law last

March the Imposing number of 19,110
rani nf which 18.352 were In

the lower Kast Side of Manhattan, tho
ethers In two or tno oiaer congested
districts of Brooklyn. How is this 7 A

serious housing shortage, with 19,110

homes vacant, at very low rents7 The
unjinniii nt ihpua tenements don't un- -

' .
it olthnr. nntl thev beslecre the

office and
that of tho Mayors uommiueo on
Rent Profiteering. "Ve got tenemental
Ve got tenements! If people vant to
mofe, vhy don't dey come by us?"

The reasons wny iney aon i are noi
..intoM nnt ripHcrlliable in print, at
least. Tho sober, statistical Tenement
House Commission agrees wan tne
young survey worker or tno uecon-.t-.wtin- n

Commission's committee that
these vacant properties do not count.
"The rottenest old dumps In New York,
moat of 'em with no Jaaitors, and pono
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of 'em Improved one penny's worth in
years," Is the language of an unofficial
characterization from an official source.

Before the war theso were the tem-
porary abodes of newly landed Imm-
igrants. Tho Southern Italians of tho
lower East Side were the more per
manent tenants. To-da- y many of the
Italians have gone back to Italy

of tho war, while others of the
neighborhood, prospering on war
wcrk wages, have moved uptown into
sweeter and costllor quarters, and no
immigrants aro arriving to refill the
"old dum'ps," and even under extreme
urgency nobody else will live there

Where Can One More Tot
Less than six-tent- of ono per cent,

of the city's homes vacant, and those
doubtful commodities almost without
exception! In other words, no homes
aro to be had. If a tenant thinks of
moving, whoro Is he to go? Not only
the whole city, but the whole nation
Is In this samo fix, although It is
probably most aggravated here.

Hence tho rent profiteer-
ing. Tho Reconstruction Commission
has recently made a report, confirm-
ing everybody else In the natural con
clusion that tho protltecrlng Is a
symptom of the housing shortage
that if there were houses enough In
sight there could be no profiteers.

Another symptom is the
amount of alteration of
In progress and projected. For

Manhattan during January, February
and March only three new building
plans were filed, two for apartments,
the third for a private house. But
alteration plans were filed for tho
cutting up of 147 private houses Into
flats, and of 104 apartments and tene-
ments Into smaller suites.

In April and the first half of May
numerous transactions with this pur-
pose wero recorded, and no few of the
addresses were those of private
houses near Fifth avenue, from the
Fiftieth to the Eightieth streets, or
Just off lower Central Park West, or
In the still "desirable" centre of the
Washington Square neighborhood.

Two to Ten Years Behind.
Real estate men say that the day the

Intention to alter a house and make
fiats of It becomes known through tho
newspapers or the neighbors there
aro ten Inquiries for every projected

suite, and that even tr the highInew sections three and four room

Year,
iqio
1 9.'
I qi a
19x3
9M

1915
1916
X917
19x8

Estimate
ements. Apartments. Rooms. cost.
2.698 33.113 147.569 $86,341,750
a.934 33.673 i4".859 83.159.x50
1,885 36,763 :13,15a 63.134.a15
1.794 38,038 119,891 70,008,940
1,343 20,576 87,337 48,406,300
1.365 23,617 96,5x3 49.377.300
x,ao7 21,359 88,054 51,763,000

760 14,341 58,3x6 36,748,500
130 2,706 ii,333 8,362,500

suites aro the new rule and the guest
room Is becoming a thing of tho past.
The guest will sleep on the davenport
or one of the family will.

Everywhere the city is estimated to
be at least two years underbuilt for
housing, and in some of the outlying
regions, especially of Queens, five to
ten years behind the point where
sound development would normally
have brought It. W. A. Robertson of
the Tenement House Commission
thinks 1910 was the last year In which
Now York could be said to bo over-
built.

What are we going to do about all
this?

A preliminary report of the Recon-
struction Commission to the Governor,
signed by Abram I. Elkus as chair-
man, lists possible sources of relief:

"A study has been made of the de-

gree of relief that might be obtained
from

"1, Speculative builders or lenders.
"2. Insurance companies or the

other usual sources of loan.
"3. Limited divided corporations.
"4. Building and loan associations.
"6. Fuller use of existing buildings,

such as turning old single family
dwellings into multl-famil- y houses or

the repair of older tenements which
ore now practically out of use.

"6. Deolcrs In building materials
through lowering or stabilizing the
I rices of materials.

"If these agencies failed to respond
sufficiently In supplying additional
housing we proceeded to Inquire as to
how to take care of the Increasing
population."

What Optimist Sny.
Optimists In the real estate world

are talking of a coming spontaneous
building boom, In spite of tho present
cost of building, which Is variously
reckoned to be 33 to 60 per cent, higher
than It was In 1916 and which the
most inveterate optimist hardly ex-
pects will decllno for years to come.
Since March tho number of building
plans filed has been looking up, but
tho filing of plans does not necessarily
mean that ground Is to be broken
right away. As always when rents
aro high, building lots are low, and
tho optimists point to a sudden activ-
ity In lots-we- located on the west side
of The Bronx.

Within four days, beginning May 2,
five vacant city blocks of twenty-fou- r

Prevailing Wages in Building Trades
in New York City.

19x5. 19x6. 19x7. X91S.
Bricklayer $6.00 $6.00 $6.00 $7.00
Carpenter 5.00 5.00 6.oo
Plumber 5.50 6.00 6.00
Steamfitter 5.50 5-- 6.00 6.00
Electrician 4.80 4.80 5.30 6.00
Plasterer 5.50 6.00 6.00 6.00
Painter 5.00 5.00 5.00 5.50
Tinsmith 5.00 5.00 5 00 5.60
Tile Setter 5.50 5.50 6.00 6.35
Cement Mason 5.00 5.00 5.60 5.60
Metallic Lather 5.30 5.50 5.50 6.00
Structural Iron Worker. 5.30 5.30 5.80 6.40
Waterproof Worker 4.50 4.50 4.50 4.50
Elevator Constructor 5.30 5.28 5.52 6.80

1919.
$7.00

6.00
6.00
6.00

7.50
7.00
5.60
6.50
5.60
6.00
7.00
5.00
6.80

'Independent Builders, $6.50.
(This does not take into consideration the high rates, overtime,

and piece rates paid on war construction work.)
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a. l

lots each in that section were bought
by one operator, ninety-si- x lots by an-

other, and seventy-liv- e lots more by
these two and a third; and the three
men are known for their shrewdness
In Judging the future of real estate.
Their attention has turned from
apartment houses, lately the leading
medium In transactions owing to tho
rise of rents, to vacant land. Appar-
ently tliey foresee an early building
boom.

But building high grade nnd high
renting apartments in which the
speculator may sec profit enough to
offset the high costs will not take care
of tho small wago earner, and he Is
the man for whom the Reconstruction
Commission Is trying to find early re-

lief from the housing shortage.

Moner Tlitht.
Against the chanco of any sort of

building boom Is tho present tightness
of money for largo enterprises, which
In part Is a result of tho Liberty
loans. The usual sources of loans on
building mortgages, Insurance com-
panies, trust companies and others,
would not even consider such business
while tho Victory Loan was In pros-
pect. Moreover, private capital gener-
ally seems distrustful. The last build-
ing boom, especially In Tho Bronx, had
an aftermath of foreclosures and tem-
porary depreciation.

Also building Is being held back by
dread of future competition. "Inves-
tors fear that building costs will pres-
ently drop and that next year houses
can bo built moro cheaply, so that tho
present builder will lose," says ono
realty man. Ho believes, however,
that people are beginning to recover
from such fear and to see that the
high costs bid fair to continue.

Falling lmmedtato resumption of
private house building, it has been
suggested that tho State or the city
Issue bonds and blind, or even that
the national Government might fur-
nish money for houMng tho working-ma- n.

The Reconstruction Commission
sees no hope in these suggestions, not
because they are "socialistic" or
"paternalistic," but for the practical
reason that such help could not como
In time If It could ut all.

"Tho United States Government,"
says a statement by the housing com
mittee, "lias recently passed legisla-
tion tho Federal farm loan act of
19J under which money Is loaned to

ACM,

associations of farmers to Improve
their land, erect necessary buildings
and bo on. It has been suggeted that
tho United States. In this nationwide
housing crisis, should furnish money.

"The suggestion for ultimate relief
is an excellent one. Tho worklngman
in tho town or city Is as much entitled
to relief nnd certainly as much In need
of it as tho farmer. Even If, however,,
thero Is an extra session of Congress,
which Is more favorably predisposed
to housing than tho last Congress, it
would bo impossible to pass the laws
nnd Install the necessary Intricate
machinery In time to obtain tho houses
this year.

'"For rcllnf by State legislation.'
says Frank B. Williams, legal expert
on housing of our advisory council, 'a
constitutional amendment of the State
Constitution Is necessary. To amend
tho Constitution requires the action
of two Legislatures nnd tho approval
of tho people,' which means three
years delay at least."

Mr. Williams himself discussed fur
The St'N tho obstacles In the way of
action by the city. "In view of tho
statutes empowering the city authori-
ties to provide for tho 'general health,
comfort, and welfare' of the citizens,
It may seem Illogical and absurd," he
said, "that tho authorities should not
bo free to meet this emergency by
raising money and building. I am not
opposed to It, you understand. If It
could be done, well and good.

"But law and logic are never quite
Identical. We are always a few years
ahead of the laws, and trying to bring
them up to changed conditions. In
their present state, my opinion is that
tho courts could not sustain the city
In Issuing bonds to build houses, nnd
that whllo tho matter was pending in-

vestors would ipok askance at the
bonds for fear of their proving Invalid.
It has never been held a public affair
to funiUh a. man his house."

"Philanthropy" la Disliked.
Another posslblo source of early re-

lief Is appeal to private capital to
finance house building, with assured
but limited return on tho Investment,
out of public spirit. "Philanthropy"
has been talked about, but tho

Commission dislikes the
nord. In reporting to Gov. Smith, the
chairman, Abram I. Elkus, presented
these conclusions:

"Cost of bullous will not return to
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Its pre-w- ar levol; for some years It
will probably not bo greatly decreased.

"Next winter tho scarcity of houses
In New York city will bo so great and
rents will be so high unless houses
are built this season that labor will bo
turned away from this city and New
York's business. Industry and prestige
will suffer.

"Building at the present moment
can be made to glvo a limited return
on present average rentals If:

"A. Cheap land within easy reach
of existing Industry be used.

"B. Building bo carried on on
large scale.

"C. Expert experienced advice b
secured from men accustomed to han-
dling housing on a largo scale from
tile point of view of finance, design
building and management. On cheap
land It will bo possible to build apart-
ments less congested than existing
houses."

A Momentoua Conference.
"Cheap land within easj; reach" of

Industry means land near the ends of
the new subways.

By the time of publication of this
articlo, the commission believes, news-
paper readers will know of a now pri-
vate building loan corporation, th
subscribers guaranteed a return of 5
or 6 per cent A subscription of

was hoped for, several millions
confidently expected.

"Even one million," said Mr. Elkus,
"would bo a start Of courso, the
amount of housing It would provldo
would not be. a drop In the bucket.
But wo believe tho start would hearten
private capital generally and that thu
lead would bo followed In tlmo to
avert tho threatened acute shortage
Fundamentally tho temporary stand-
still of building operations Is a part
of tho general reaction in business
since the war effort ceased. Tho busi-
ness world has slackened and Is slow

i to gather its forces and go on. In this
matter wo think the resumption can
bo hastened."

After claborato stuilles tho housing
commltteo estimates tho average rise
of building costs In tho city slnco 1914
at CO per cent, and finds that labor
has been tho great factor In the rise,
on which circumstance It bases Its
prediction that tho cost 'nlll stay up.

Analrxlnar Ilulldlnu Cnata.
"Havo you heard of building labor

growing cheaper?" asked a member of
tho committee. "Do tho unions con-

template Its growing cheaper? Tho
present cost of building Is 40 per cent
labor at tho site and In assembling
materials, 35 per cent, labor at mlnen
and factories and In tho manufacture
of building materials, 20 per cent, raw
materials and R per cent, freight.
Three-fourth- s of It Is labor. Thu
prophet of a decllno of the cost to th
detriment of early builders, has not
taken nccount of the faet."

JJfore the war, according to a con-

servative Investigator, largo "walkup
apartments and tenements averaging
thrco rooms to 11 suite, could be built

(Continued on Sixth Pagt.i


